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ABSTRACT 
 
 
Can Gentrification Improve Education for Low-Income Minority Students? 
 by 
Edir Coronado 
 
 
Advisor: Professor Michele Fine 
 
 
Gentrification is the process of investment into disinvested neighborhoods. The 
development of gentrification brings a reduction in crime, new job opportunities, and better 
government services, but these new neighborhood amenities are not available to all residents 
within the gentrified location. Newark, NJ one of the poorest municipalities in the northeast has 
long been one of the faces for urban blight and is one of the most troubled cities in the state of 
New Jersey in terms of crime, poverty, and academic performance.  
Out of gentrification expensive chain stores, high priced rental units, and charter schools 
are born. Structurally the neighborhood begins to change, but with the structural change and 
higher-priced facilities so do the residents. While gentrification is presented as a manner to 
improve the lives of all residents in the neighborhood, it is usually those that are considered the 
gentrifiers that end up reaping the benefits.  
Newark recently regained control of their school system in 2018 after years of state 
control, lack of resources, and an explosion of charter schools. Only to have autonomy of a 
school district, which still lags the rest of the state and the nation, in terms of resources and 
academic performance. This despite being in a state that is one the wealthiest and is regarded as 
having one of the best public-school systems in the country. Can gentrification improve the 
quality of education in Newark? I argue no and that instead of creating quality education in 
Newark for low-income minority students, they are instead creating a two-tier school system, 
where some students are provided adequate education, and some are not. 
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Introduction 
 
Gentrification, a term first coined in the 1960’s by British sociologist Ruth Glass to 
explain changes occurring in London, has become a divisive process and phrase. At its most 
basic gentrification can be defined as the evolution of a neighborhood from poverty stricken to 
wealthy. With the increased wealth and changes in demographics comes a change in the 
landscape of the neighborhood, but gentrification is much more complex than different people 
moving in and structural changes. The United States has a long history of racial segregation and 
income inequality, creating a society where the color of your skin can very well determine your 
earning potential. Gentrification is a major part in a much larger picture of inequality in terms of 
race and wealth.  
 New Jersey is considered one of the wealthiest states in the country, with one of the best 
public-school systems in the nation. An analysis conducted by Wallethub revealed that the state 
of New Jersey is considered a “donor state,” meaning the state gives more money to the federal 
government, than it receives in federal subsidies (Kiernan, 2019). For every dollar New Jersey 
gives, it receives 82 cents, second only to Connecticut’s 74 cents return (McCann, 2019’s Most 
Charitable States, 2019). Despite New Jersey leading most states in wealth and education, 
pockets of extreme poverty still exist and with that poverty comes a struggling education system.  
 Newark is New Jersey’s largest municipality, located in Essex county and is considered 
one of these pockets, accounting for a significantly large percentage of the county’s poverty rate. 
Essex county at a Macro level has a poverty level of 14.9 percent about 3 percent higher than the 
national poverty rate of 11.8 percent. Essex county poverty rate is driven up by the high poverty 
rate within Newark and the immediate surrounding suburbs like Orange, NJ. As we expand 
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outward into other surrounding Newark suburbs, we see the poverty rate beginning to dip. As the 
poverty rate dips, so does the percentage in Black residents and Hispanics residents. While 
Gentrification is the revitalization of neighborhood, infusing wealth, ultimately the wealth is 
brought in by wealthy residents for wealthy Americans. As gentrification takes hold of Newark, 
two separate school systems will emerge, higher performing schools that will cater to wealthier 
residents and struggling schools for the neediest students.  
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Figure 1 – Map of families below poverty level (United States Census Bureau, 2018) 
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Figure 2- Map of Black or African American in Contrast to White Population in Newark (United 
States Census Bureau, 2018) 
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 Figure 1 shows the percentage of families living in poverty, while figure 2 shows the 
percentage of White and Black residents in an area. The areas shaded Blue shows a high 
concentration of Black residents, while the area shaded Orange shows a high concentration of 
White residents. The maps show how areas like Newark, Roselle, and Plainfield have pockets of 
poverty as well as high concentrations of Black residents. Compared to the areas that have a high 
concentration of White residents like Millburn, Summit, and New Providence, which has low 
percentage of its residents living in poverty.  
Some of the towns shown on the map that are a part of Essex County include Newark, 
Irvington, East Orange, South Orange, Milburn, and Livingston. I highlight these six towns and 
cities to emphasize how a high concentration of Black residents also equals a high concentration 
of poverty and vice versa, a high concentration of White residents also equals low poverty rates. 
Reviewing figure 1 we can see that South Orange, Milburn, and Livingston are all lightly shaded, 
indicating the poverty rate is no higher than 5 percent. While Newark, East Orange, and 
Irvington have areas where the poverty rates range from 15 percent all the way to 40 percent. 
These high poverty rate areas are located primarily in Newark and the immediate suburbs 
surrounding the city. Revealing how poverty is concentrated in Newark, which is the main driver 
of the high poverty in Essex County.  
While the term gentrification has become a term used more frequently today, this phrase 
was used to describe 260 cities with a population of over 50,000 in 1976, according to a study 
conducted by Urban Land Institute (Thomson, 2014). According to Google Books the term 
Gentrification since its inception has increased dramatically over several decades. From the 
1950’s to 1970’s cities saw a mass exodus, which was due to unrest among its minority 
populations, government funded housing programs, the construction of highways, and the low-
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cost construction of homes by companies like Levitt and Son. Before the 1950’s, cities saw one 
massive increase in population from the 1880’s to 1890’s as Americans and immigrants moved 
to urban centers, like Newark in order to obtain employment in factories (Library of Congress, 
2020). The rush to urban centers like Newark caused the city to reach population numbers in the 
low 400,000’s and maintain those numbers for several years. Public-school systems are heavily 
dependent on the taxes it garners from its local citizens, which is why you there are struggling 
school districts in impoverished areas, lack of generated revenue for localities. Public school 
funding has a contribution from local taxes (largely property taxes), state funding, and federal 
funding. According to The Rutgers Center on Law, Inequality and Metropolitan Equity, Newark 
had 78% of its residents residing in rentals (Trout, 2017). Since school districts garner revenue 
from local property taxes and most Newark residents are not property owners, little monies can 
be collected for institutions like a public school. 
 Newark is one of many poverty-stricken areas with a struggling school district and one of 
three in the state of New Jersey that has had the state take over control of the school district; 
Newark, Jersey City, and Paterson. Newark school district academic performance has for 
decades fell well short of the state requirement and national averages on graduation, PARCC 
math and ELA scores, and past high school a significant percentage of students do not enroll in a 
college institution. Newark is also a prime candidate for gentrification and has already displayed 
signs. Gentrification was used to describe neighborhoods in New York City in the late 1970’s 
and New York City is still being described in that manner today. Meaning that Newark may not 
have the effects New York City, Hoboken, or neighboring Jersey City for quite some time.   
 According to data by the moving company United Van Lines National Movers, New 
Jersey is the number one state where people are moving from. Despite this current exodus and 
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stagnant growth in New Jersey, 8,791,894 in 2010 to 8,882,190 in 2018, the proximity to New 
York City, which employs over 4 million people (private) (New York State Department of 
Labor, 2018), as well as having the second highest GDP for a city in the world (1,210 billion) 
(Goldstein, 2018) , makes Newark an attractive area. In addition to its proximity to New York 
City, Newark is also home to Newark Penn, a transit hub, with buses, light rail and rail 
departures occurring frequently and directly to midtown Manhattan. Newark Penn has the most 
passengers of any station in New Jersey (151 stations total, excluding New York Penn). 
Altogether the three stations located in Newark (Newark Penn, Newark Broad, Newark Airport) 
account for 11 percent of passengers or 34, 944 of 300,000. Newark has seen a growth in 
population, albeit small increase, still an increase after decades of residents fleeing and amid 
residing in the state where most people are moving from.  
Housing Prices 
 
One of the best examples of Newark’s gentrification process is the rising housing prices, 
which is out of step with median household income in the city. Some downtown apartments can 
cost 2,000 a month or 24,000 a year more than half of the medium Newark household income. 
According to a study conducted by Rutgers CLiME, rent prices in Newark are on the rise, rent 
prices have increased 20 percent while median household income has fallen 10 percent since 
2010 (Troutt, 2017). The Rutgers CLiME study also saw a quarter of the asking price for rent 
surpassing 1,500 dollars a month (Troutt, 2017). Considering that 28 percent of Newark is living 
in poverty and the medium household income is 34,181 dollars a year, this causes a rent burden 
on the current residents of Newark. A household is considered rent burdened if more than 30 
percent of the income goes to paying rent. As income remains stagnant, while rent prices 
increase, Newark residents find it harder to relocate, even to nearby suburbs like Irvington and 
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Orange, which saw monthly rent prices at 976 and 1000 dollars a month, respectively (Troutt, 
2017), which is still above the 30 percent of a person’s income recommendation for many living 
in Newark (Mary Schwartz, 2006). Over 20,000 households in Newark are considered rent 
burdened (Troutt, 2017). 
Progress for Whom? 
 
One such measure that Newark residents fear will price them out is rent increases in 
relation to renovations. Before March 2017, landlords that spend 5,000 per room in an apartment 
unit could raise the rent by 20 percent, in other words, in a three room, 1,000 dollars a month 
apartment a landlord needed to spend 15,000 dollars to raise the rent to 1,200 (Economic 
Hardship Reporting Project, 2017). After March 2017, a landlord now only needs to spend an 
equivalent of 8 months’ rent or 8,000 dollars for that same unit to raise the rent to 1,200 dollars a 
month (Economic Hardship Reporting Project, 2017).  
The purpose for this change is to attract more investors to the city, by providing an easier 
path to increase rent for private real estate investors. Derek Reed an attorney for the Newark 
Apartment Owners Association stated the current residents would be protected since the rent 
could only go up when the apartment is vacated (Economic Hardship Reporting Project, 2017), 
but given that there is a high turnover rate in low income neighborhoods and with 60 percent of 
Newark Residents considered rent burdened (Garmendia, 2015), these units will eventually be 
vacant, giving investors the opportunity to raise the rent, leading to the pricing out of low income 
residents. The current 15-year rent trends are already showing these effects. From 2000 to 2015 
rents have already increased 66 percent, while household income has only increased 24 percent, 
on pace with New York City rent increase (Troutt, 2017). 
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Currently, Newark still has a negative stigma attached, but the tides seem to be changing, 
as places like Newark’s downtown area is seeing rapid growth and now famous former residents 
like Shaquille O’Neal and Dana Elaine Owens (Queen Latifah) began construction of luxury 
apartments in Newark. Despite Owens’ effort to include affordable housing in her new 
construction, due to a denial of a low-income tax credit to the developer, the units will start at 
1,800 (Torrejon, 2019). 
Charter School and Gentrification Link 
 
Charter schools and gentrification in Newark are inextricably linked, but while the public 
is wary of gentrification within their city, many Newark residents seem to welcome the new 
charter school system that has taken hold of their city. When it comes to the effects of the low-
income minority students in Newark, which includes nearly the entire student population, the 
possibility of charter schools dominating the education system can have a long-lasting effect on 
Newark students. 
Overall the state of New Jersey has seen a 307% increase in the number of students 
attending Charter schools, with Newark itself having an increase of 300%, 4,559 to 18,546 from 
2008-2009 school year to the 2018-2019 school year, according to Education Law Center 
(Krengel, 2018). These charter schools, according to Ed Law Center, have had negative fiscal 
impact on Abbott Districts, like Newark. 
With the dramatic increase of charter schools in Newark, payments from district schools 
to charter schools increased to 225 million, or 27 percent of the total Newark Public School 
district (Education Law Center, 2018). At the same time studies have shown that charter schools 
serve fewer poor students and less English language learners, in addition to students in need of 
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special education, leaving Newark Public School to serve Newark’s neediest students, with less 
resources (Education Law Center, 2018).  
Newark is currently deemed the charter school capital of the state with the share of 
students who attend charter schools increasing from 9 percent to 33 percent from 2007 to 2018 
(Wall, 2018). These recent events are indicative of the path that Newark public school system is 
heading down. Newark’s charter school system and school choice option increases the likelihood 
of gentrification (Nicole Mader, 2018) and prolong segregation (Perry, 2017). A report published 
by the Brookings Institute in conjunction with The Hechinger Report found that New Orleans 
charter schools have less than one percent of White students enrolled in charter schools with a 
“D” or “F” rating and has 77 percent of White students enrolled in schools with at least an “A- 
“rating. Similarly, in New York City, White students are more likely to choose schools, charter 
or public, that reflect their racial and economic status (Nicole Mader, 2018). In North Carolina 
two thirds of the charter schools have a student body of either 80 percent White or 80 percent 
Black (Strauss, 2018).  
Traditional public schools are not different, having similar racial composition as the 
neighborhood they are in, which are often segregated in the state of New Jersey. The explosion 
of charter schools in Newark can only exacerbate the situation (Perry, 2017). Despite these 
results in neighboring gentrified urban areas, the Mayor of Newark, Ras Baraka, has publicly 
announced that, “Newark must not become another Brooklyn," alluding that he will combat the 
negative effects of gentrification in Newark and has even spoken publicly against the expansion 
of charter schools, which the mayor stated will “suck the life out of traditional schools.”   
A study conducted by the Center for New York City Affairs at The New School revealed 
that school choice can further the gentrifying process. (Nicole Mader, 2018). The study showed 
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that in high-income neighborhoods students tend to stay in their zone schools, while low-income 
neighborhoods had their students leave the district or attend charter schools at significantly 
higher rates. Bay Ridge, Brooklyn for example has a medium household income of 64,167 
dollars (Data USA, 2017) and sees close to 70 percent of its students stay in their zone and 
another approximately 15 percent staying within their district (Nicole Mader, 2018). 
Brownsville, Brooklyn has a median household income of $26,951 dollars a year (Data USA, 
2017) and has more than half of its students either leave the district or attend a charter school 
(Nicole Mader, 2018). The reason school choice and charter schools increase the likelihood of a 
neighborhood gentrifying is that while the wealthier residents may want to move to an upcoming 
neighborhood, they may not necessarily want to send their children to attend the school, due to 
academic quality. School choice and charter school gives them the opportunity to achieve both 
moving to cheaper on the rise neighborhood, while still avoiding the neighborhood school.  
Defining Gentrification: A moving target 
 
There are many discussions on what the proper indication of gentrification is, in order to 
decipher whether Gentrification will be beneficial or not, it is important to develop a more 
complex definition of Gentrification. Some signs of Gentrification include an increase in White 
residents in a predominantly minority neighborhood; shifting tax base; privatization of schools; 
increase in charter schools; and the opening of elite chain stores, like Starbucks, which are linked 
to a .5 percent increase in rent (Edward L. Glaeser, 2018). While these factors can add to the 
appeal of a neighborhood and certainly increases the speed to which a neighborhood gentrifies, it 
is not the cause of gentrification, but rather a proxy of the change or an accelerating factor. I 
propose the following definition “Gentrification is the process of a disinvested neighborhood 
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attracting wealthier residents and investors, gradually then rapidly increasing property values, 
until the landscape and demographics change to an unrecognizable setting.”  
Gentrification: In the Aftermath of a Long History Disinvestment and White Flight 
 
New Jersey is one of the most segregated states in the country, both in wealth and race 
and this is reflected in public-school demographics. According to a study conducted by the 
financial publication, WalletHub, New Jersey ranked 30th overall in integration, 24th for 
education and 35th for employment and wealth (McCann, 2019). In 2018 a lawsuit against New 
Jersey was filed, which claimed that the state public school system is unconstitutional and has 
one of the least integrated schools’ systems in the country (Mooney, 2020). This despite the 
country and the state of New Jersey becoming increasingly diverse. A report published by the 
Washington Post revealed how a diverse city like Chicago can still be deeply segregated 
(Williams & Emamdjomeh, 2018). While the city of Newark itself is not diverse the 
municipalities surrounding Newark combined with Newark are. Chicago is double the size of 
Essex county, but since Chicago holds its nearly 3 million residents within its borders, the 
residents have a more difficult time avoiding each other. Essex County, through government 
policies, can confine minorities to a separate municipality. As is the case with Chicago and was 
the case with Newark many years ago, as gentrification progresses in Newark, we will begin to 
see a divided city. In Chicago for example Emma Coleman wrote in her article titled Chicago's 
(Still) Divided Public Schools In Chicago, “your experiences with education, among 
innumerable other arenas, are often largely determined by your zip code.”  
The process of gentrification could not have been possible in Newark without decades 
worth of disinvestment, which occurred after many of Newark’s White residents decided to 
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relocate to the suburbs. Disinvestment in many of these urban districts are linked to redlining 
practices and White flight from the 1950s to the 1970s, Newark is only the most recent 
disinvested city to undergo gentrification in New Jersey. Since Newark is in the infancy stages of 
Gentrification, a look at other neighborhoods that have gone through the Gentrification process is 
important, to better understand what is occurring in real time and how to avoid the same issues. 
Daniel Kay Hertz explains that gentrification or shifts in wealth happen simultaneously with 
hyper-investment (Hertz, 2018). In the text, The Battle of Lincoln Park, Hertz explains that the 
change in Lincoln Park, Chicago and hyper-investment came from the middle-class 
homeowner’s vision and their belief that they knew what was best for the neighborhood because 
of their financial status.  
New residents with middle-class wealth gained confidence in their authority to reshape 
the neighborhood in accordance with their views often neglecting the views of those residents in 
the lower economic class. As a result, opposing factions emerged when different groups began a 
petition to halt the revitalization process. Hertz explains that regardless of the change in heart the 
government and private powers proceeded with the change, eventually causing the eviction of 
thousands of residents (Hertz, 2018). For gentrification to occur, there are three important 
groups, government (through policy), private business (through investment), and wealthy 
residents (with buying power), with the fourth group, low income residents left with no stake or 
decision-making in their neighborhood. The government provides the legal opportunity via 
zoning and other laws for investors to enter a neighborhood and construct higher income luxury 
properties, which current residents cannot afford. Wealthier residents are attracted by the 
property, due to lower cost of living by their standards. These residents move in, thus driving up 
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the cost of living as developers cater to the new residents with other higher priced properties, 
such as Starbucks and Whole Foods.  
In the Borough of New Providence, where residents are wealthier the opposite occurs. 
Local government takes active steps to prevent the addition of low-income housing. The 
Borough of New Providence objected to a settlement, which previously resolved its non-
compliance with the Mount Laurel Doctrine and Fair Housing Act of 1987, and could add up to 
1209 low to moderate income housing units (Ivers, 2019): 
 
 
Figure 3 – Suburb Population Growth 1930 – 1990 (Division of Labor Market and Demographic 
Research New Jersey State Data Center, 2001) 
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“every… municipality must, by its land use regulations, presumptively make realistically 
possible an appropriate variety and choice of housing. More specifically, presumptively it cannot  
foreclose the opportunity of the classes of people mentioned for low- and moderate-
income housing and in its regulations must affirmatively afford that opportunity, at least to the 
extent of the municipality’s fair share of the present and prospective regional need therefore.” 
While New Providence in this instance is being mandated by the courts to provide low-income to 
moderate housing, there is no guarantee they will do so willingly and could possibly prolong the 
construction. Council President Michael Gennaro stated that such an increase in population could  
 
Figure 4 – Urban Center Population Decline (Division of Labor Market and Demographic Research New Jersey 
State Data Center, 2001) 
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have a damaging effect on the borough’s sewer system, police, and public schools (Ivers, 2019). 
While wealthier suburbs are trying to keep poorer residents out, poorer urban centers are trying 
to bring wealthier people in.  
Throughout the 1960’s, at the same time Newark began its economic decline and became 
one of the faces of urban plight, the surrounding suburban areas began their prosperity, due to 
White Flight. White Flight is the migration of White residents from urban districts with large 
minority populations to a more homogenous suburban location.  
Figure 3 and 4 charts data gathered from the Census bureau website on how localities 
with less than 10,000 people in the 1930’s had a surge of population around the 1950s, 60s, and 
70s. Livingston, NJ had a 766 percent increase during this time, while Newark lost 13 percent of 
its population and continued losing about 100,000 people in the following two decades. Figure 4 
shows how similar major urban center suffered the same results.  
Camden during this time went from over 100,000 residents to below 90,000 residents, 
while neighboring Cherry Hill had an explosion of new residents, from 5,734 in the 1930s to 
31,522 in the 1970s, then eventually 70,000 in 1990s. 
White flight would not have the effects it had without the redlining standards created on 
the federal level. Redlining is a practice used by federal government to determine which 
neighborhoods were a good investment and which neighborhoods were risky investments, 
minority communities were always deemed a risky investment, while Caucasian neighborhoods 
were deemed safe investments. Redlining aimed at creating separate neighborhoods for Whites 
and Blacks. These policies prevented members of minority communities from acquiring 
individual wealth and a reliable tax base, which is essential in providing proper funding for 
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public schools. While minority communities were being denied certain services, White 
community members were given government assistance in the form of home loan programs like 
the Veteran’s Affairs Loan (VA) and Federal Housing Administration Loans (FHA), which 
subsequently increased White home ownerships, these loans were denied to minority citizens. 
Both loan programs offered government insured loans, the FHA was established in 1939, in the 
middle of The Great Depression, which lasted from 1929-1939, while the VA loan program was 
established after World War II in 1944, for its returning military members, but minority military 
members were often excluded from these benefits.   
Methodology 
 
My analysis will focus on Newark, New Jersey, but for comparison my research will 
often rely on different municipalities within New Jersey as well municipalities in different states 
that are similar and contrast Newark. These comparisons will highlight negative consistencies 
that occur within heavily minority populated localities. While the experience of residents within 
gentrifying cities are different, there are certain patterns that arise. These patterns that occur 
within gentrified neighborhoods are what led me to conclude my hypothesis and the basis of my 
argument, that Gentrification will not have a positive effect on low-income minority students in 
Newark. Historically I will be comparing Newark to itself, to reveal the digression of the city and 
why the city began to digress during the 1960’s. Newark’s decline was largely due to racial 
discrimination, which was achieved through policies and legislation at the federal, state, and 
municipal levels. In addition to laws in place that specifically targeted minority communities, 
funding laws that were meant to assist the neediest students were often underfunded, further 
hindering student success. My paper will present laws and policies that were used to target 
minority communities and assist White residents, ultimately created a segregated and unequal 
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state. This information will reveal how the city of Newark’s decline was not a unique situation, 
rather common practice.  
Using data collected from the Newark Public School District I will show how Newark 
has had a consistent struggling school system due to a strain on resources. How the process of 
gentrification is now creating a two-tier school system, which has only a select number of 
students receiving proper education in certain Charter and Magnet schools. I will also use both 
current and historical data from the Census to show changes in demographics among the 
municipalities I discuss to track gentrification, wealth, and segregation. With the data collected I 
will show how New Jersey is still a segregated state and gentrification only shifts populations, 
rather than integrate them.  
Through a series of charts and maps, some of which have already been displayed, I will 
explain how segregation continues to be an issue for minority communities and how segregation 
has a positive effect on White communities. For the purpose of this study the data that I will be 
collecting and using from the New Jersey Department of Education will be of the five charter 
schools that serve kindergarten through high school, these charter schools are some of the 
biggest charter school networks in the City of Newark. I will also collect data from the six 
specialized Magnet schools in Newark as well as top performing schools in nearby suburbs, that 
are affluent and have majority White homeowners.  
Government Housing Policies Effect on Minority Community 
 
After World War II, during The Great Depression and the implementation of the New 
Deal by then President Franklin D Roosevelt, the federal government began practicing redlining 
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to determine neighborhoods that were a good investment and neighborhoods that were bad 
investments (Rothstein, 2017).  
Home ownership during this time was at an all-time low, and with millions of American 
soldiers coming home, a housing shortage occurred. To boost home ownership, the government 
through VA loans and FHA loans began to boost home ownership. The creation of the VA loans 
is a benefit by the government, for its armed forces participation in World War II and future 
conflicts. Families could take their federally backed, low interest loans and achieve home 
ownership. Due to redlining, Black veterans were not allowed to purchase homes in places like 
Levittown in Long Island. Therefore, Black citizens with the ability to afford a home, were 
robbed of the opportunity of making a great financial decision and were instead forced to 
purchase homes in urban settings, which the federal government deemed risky.  
There are several practices, policies and laws that the federal, state, and local 
governments used to deny African Americans access to homeownership. These legislative 
actions contributed to deeper segregation amongst Black and White communities and added to 
the fear White families had of Black citizens.  
 In Richard Rothstein’s book, “The Color of Law,” he explains how the government 
through the “New Deal,” helped to boost American home ownership, but only explicitly hoped to 
do so for White Americans. Public housing that are a part of major cities like New York City, 
were not as bleak as we have come to know them today. According to Rothstein, public housing 
were well-designed structures that were built for lower and working-class White families and 
had strict rules for who could be accepted into a unit (Rothstein, 2017). To prevent certain 
inhabitants from acquiring a dwelling, the FHA comprised a list of twenty-one disqualifying 
factors; irregular employment history, single parent families or out of wedlock births, criminal 
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record, narcotic addiction, mental illness, poorly behaved children, poor housekeeping habits, 
and lack of furniture, to name a few. Agents were also sent to applicant’s previous household to 
inspect their living conditions. Of course, Black applicants were denied all together. During 
World War II, the government also built residences for defense workers near their job sites, 
Black workers were denied access here as well (Rothstein, 2017).  
 While the government’s main objective was to create a prosperous society for its White 
citizens, it could not deny that it had to address the housing shortage that plagued its Black 
citizens, but it’s effort to resolve these issues were subpar. World War II intensified the housing 
shortage. To alleviate the shortage President Roosevelt created the first housing project that were 
not explicitly for defense workers, but these housing projects were racially divided and unequal. 
The housing projects for Black residents were high rise buildings that became breeding grounds 
for crime, cut off from access to mainstream society, and social services, like what we see today 
(Rothstein, 2017). 
 Newark tore down many of its high-rise housing projects in the 1980s, that were a 
symbol of its deteriorating urban community. A series of articles from The New York Times 
chronicling the beginning of the end of the high-rise public housing all the way to the end in 
1999 predicted some of the issues that Newark is battling today. In the first article, published in 
1987, officials reportedly admitted that the housing projects, some of which were vacant for 
many years were built poorly, not allowing for proper supervision of children and a breeding 
ground for crime (Narvaez, 1987).  
During this time people from both sides of the argument attended and protested the 
destruction of the public housing units. Ida Clark, a resident of the Scudder Homes and tenant 
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member of the Board of Commissioners of the Housing Authority, was excited about the city’s 
new direction. She was quoted in the paper stating, 
''We beg you not to condemn us, but to look ahead for a new day,'' . . .  ''Look ahead for better 
living conditions for your children. Those of you who have lived in public housing, as well as I, 
have witnessed the deterioration. Now you are going to see something happening that we will all 
be proud of.''(Narvaez, 1987).  
    Those who opposed the demolition pointed to what the city planned on using as a replacement 
to the multi-story building, which were less dense two-story town homes. Arguments were made 
that for every 3 apartments being demolished only one apartment was being made in its place. 
Adding to the homeless issue that Newark had at the time. Then City Councilman Donald Tucker 
had this to say on the matter:  
“They are basically declaring war on the poor.” He added that “The Housing Authority had a 
waiting list of 13,000 people seeking housing and that there were an estimated 5,000 homeless 
people in the city. (Narvaez, 1987)” 
The next article written was published in 1994, titled 4 High-Rises Torn Down by 
Newark, by Clifford J. Levy. During this time Newark officials decided to demolish more of the 
public housing buildings. Many cities across the country concluded that tall high-rise building 
was a bad social experiment. The city had hoped to be a part of one of the largest public housing 
demolition programs at the time but received push back when they were sued by public housing 
advocacy groups, that demanded that for every public housing unit destroyed a new one be built 
in its place (Levy, 1994). Like the case when public housing units were built during the 1940’s 
for Black residents, these public housing units, which were occupied almost entirely by Black 
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residents received little to no repair, causing the Christopher Columbus Homes to be considered 
one of the worst public housing units in the country. 
1999 brought about plans to demolish Newark’s last remaining public housing buildings. 
Then Secretary of Housing and Urban Development and now Governor of New York, Andrew 
M. Cuomo, visited Newark to announce a 35-million-dollar grant to demolish the Stella Wright 
Homes. HUD secretary had this to say about the last remaining tower: 
''When public housing makes the statement of exclusion and isolation, President Clinton has said, 
'Tear it down and don't repaint it, put in new windows or new fences,” Mr. Cuomo continued. ''It 
had the wrong intent from the beginning and should be replaced with smaller, low-rise, low-
density places where people want to live (Smothers, 1999)'' 
Demolishing these buildings that were a symbol of segregation, like Secretary Cuomo 
mentioned, was a step in the right direction in attempting to remove institutions that could further 
the economic and racial divide, but decades later, the removal of these buildings didn’t seem to 
change the outcome of the minority residents within Newark. 
White Flight 
 
White flight was the migration of White City dwellers to suburban areas in order to 
escape the influx of minorities. In “The Color of Law,” Rothstein explains that the government's 
plan to segregate communities was also centered around creating stereotypes of Black residents 
that portrayed African American as dangerous (Rothstein, 2017). The FHA justified its 
discriminatory practices by stating that allowing Black residents to move into White 
Neighborhoods would decrease the property value of White property owners. A 1952 San 
Francisco study published in “The Appraisal,” concluded that much of what the FHA had 
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claimed was false. With the findings widely accessible, the FHA still refused to change its 
policies. Since the FHA refused to give loans to anyone who lived in a Black neighborhood and 
to anyone who was Black, the prophecy of living in a majority Black neighborhood being a risky 
investment became self-fulfilling (Rothstein, 2017).  
Investors saw opportunities in the FHA’s policies and reasoning of depreciating homes 
where Black residents lived and began using a practice called blockbusting. Investors would 
target areas that were borderline Black and White neighborhood and sell or rent them to Black 
applicants at above market price. They would then go to White homeowners and convince them 
that their neighborhood was turning into a Black neighborhood and soon the values of their 
homes would fall dramatically. This frightened White homeowners who in turn sold their home 
for much less than what it was worth (Rothstein, 2017). blockbusting practices included hiring 
Black women to walk around the neighborhood with baby carriages, hiring Black men to 
accompany real estate agents when they went door to door, and taking out ads in Black owned 
newspapers listing houses for sale, even if the house was not on sale. The purpose of this was to 
have as many Black individuals walking around a White neighborhood, enough to scare White 
residents into believing that their neighborhoods had undergone a sort of Black invasion.  
With these tactics, real estate agents were left with newly acquired properties that they 
could now turn around and sell to Black home seekers at an inflated price. Since most Black 
families could not obtain an FHA loan and the prices for the homes were inflated, the real estate 
agent agreed to sell the house on a contract basis. Contract purchased homes required the 
applicant to pay monthly installments for 15 to 20 years to acquire the home outright, since the 
price of the home was well above market value, it almost ensured that there would be missed 
payments. These contracts had a clause stating that if there was one missed payment, the dweller 
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could be evicted. Since the inhabitant could gain no equity from the home, he or she was left 
with nothing. Rothstein explains: “When a neighborhood first integrated, property values would 
go up because Black home owners were willing to pay more than the market value, but when 
White homeowners were scared that their home value would depreciate, the value of homes 
would decrease because they would sell well below market value.” 
Redlining and blockbusting practices destroyed Black communities. Mark Satter, a 
Chicago attorney who represented homeowners in these contract buying negotiations and often 
lost in court, had a daughter, Beryl Satter who described the situation in her memoirs. She 
explained the strains of contract buying, that because families knew that missing a payment 
would cause them to be evicted, often mothers and fathers would work double shifts in order to 
make extra money to pay their contract. Being away from home so much caused their property to 
be neglected, and their children to remain unsupervised. From here began a downward spiral. To 
maintain their contract homes, these homes would often be subdivided, renting rooms whenever 
they could. This caused several families to cram into units that were not adequate for a family. 
This in turn caused schools to become overcrowded. Since the number of children attending 
school proved to be too much, schools began having morning and afternoon sessions, robbing 
children of a proper education. Meanwhile their White neighbors looked on as newly established 
Black neighborhoods had residents crammed into homes, neglected their properties, and with the 
lack of child supervision because parents were forced to work extra shifts, so came the rise in 
gangs and criminal activities. All these events contributed to White flight and to the portrayal of 
criminals and Black citizens being intertwined (Satter, 2009).  
Much of what was practiced during this era is still being used. A recent article titled 
“Modern-day redlining: How Banks Block People of Color From Homeownership,” by Aaron 
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Glantz and Emmanuel Martinez outlined these discriminatory practices and was published in The 
Chicago Tribune. During the 1930s to 1960s these practices were openly discriminatory but are 
now discreet. Many Black applicants, because of the housing crisis were unable to receive loans 
and are instead opting to go into contract buying negotiations, which offer little protection and 
were often sold above market value (Badger, 2016). If any payments are missed, the Black 
homeowners stand to be evicted, with nothing to gain, no matter if they paid for 1 month or 19 
years. Since the housing crisis, Black homeownership has dropped and the denial for mortgage 
loans have risen. In the beginning of the millennia, Black mortgage applicants had a 44.6 percent 
denial rate compared to 22.3 percent for Whites. Over the years Black denial rating dropped to 
25 percent, but immediately after the housing crisis, Black applicants saw a rise in denial almost 
to previous levels, 40 percent (Silver & Bialik, 2017). According to Pew Research, out of White, 
Hispanics, Asians, and Blacks, Black applicants were the only group to see such a sharp increase 
in denial. While contract buying is not illegal, denying home loans based on race is and since the 
recession there has been a rise in Redlining practices occurring in places like Newark.  
Hudson Saving Bank is New Jersey’s largest savings bank, with branches open in New 
York, New Jersey, and Connecticut. A 2015 New York Times investigation revealed that the 
bank had been practicing Redlining for several years, doing whatever they could do to prevent 
Black applicants from obtaining loans. The NYT findings show that out of the 1,886 mortgages 
approved in 2014, only 25 of them were for Black applicants (Swarns, 2015). Like the Pew 
Research article, the NYT’s report found that since the housing market crashed, banks have shied 
away from lending to minorities. These financial institutions have figured out a way to avoid 
broadcasting their discriminatory practices and instead used tactics like, creating branches 
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outside of minority communities. Banks have looked for ways to reduce risky lending and the 
outcome is less lending to those in the Black community.  
Home Ownership is akin to social mobility, it allows a family to invest in property that 
could possibly earn the homeowner more income in the future if they decide to sell the home, 
rent the home, or borrow against the property, but those in the Black community were denied this 
opportunity and instead packed into subpar dwellings. White citizens were given a chance to 
improve their social status through FHA and VA loans and were able to pass along wealth to 
their children, offering them more opportunities.  
Investment and Population Shifts 
 
Newark is now seeing a reversal, with hyper-investment through government and private 
partnership. According to hyperlocal news outlets like TAPInto and GlobeST.com Paramount 
Assets, “a family owned real estate investment company” as stated on their website, is beginning 
to gain a strong presence in Newark. TAPInto Newark reported that a new $8 million luxury 
apartment complex by Paramount Assets, William Flats Luxury Apartments, opened along 
Broad Street on the corner of William Street (Bonanmo, 2018). The apartments, according to 
Apartments.com, are currently going monthly for 1900 to 2,300 dollars. At the time of its 
opening, the luxury apartments had already rented out half of its 37 units. The City of Newark, 
for its role, granted Paramount Assets a 15-year abatement (Bonanmo, 2018), which cities do to 
attract private investors and companies to do business within their city (Fontinelle, 2020). Other 
luxury apartments built in Newark include One Theater Square built by Dranoff Properties 
(Bonamo, 2018). Rent prices here range from 2100 dollars to 4450 dollars monthly and while the 
city in this case worked with Piazza and Associates in August of last year to administer an 
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affordable housing lottery, it only presented 24 affordable units with 774 applicants on the 
waiting list. 
Newark at its peak boasted a population well above 400,000 citizens from 1950 to 1960 
when the city’s White residents accounted for 62 percent of the population (Rise Up North 
Project, n.d.). Due to rise in tension between its Black residents and the police, riots erupted, 
causing White flight and decades of decline due to disinvestment from practices which were 
legal then, but outlawed now, like redlining. 
  With Newark’s economic decline came a decline in population. The biggest population 
dip coming during the 1970s when the city held 382,000 residents, to the beginning of the 1990s  
when Newark dropped to 275,000 residents and plateaued, until recently when Newark has been 
witnessing marginal increases and now sits at 285,154 people; 50 percent Black only, 36 percent 
Hispanic, and 25 percent White only, with 29 percent of its population below the poverty line.  
                                                    
 Figures 6, 7, and 8 shows a series of maps illustrating the population shifting from a majority 
White city to a majority Black city. The orange color represents the number of Black residents in 
an area, while the blue color represents the number of White residents in an area.  
With the gentrification or the revitalization of a neighborhood comes the possibility of lower 
crime rates, increased public services, political influence, and increased tax revenue. Diane 
Formoso (2010) explains that the arrival of more affluent neighbors and the creation of mixed 
income neighborhoods can be beneficial to lower income families because of the more affluent 
neighbor’s political influence. Complaints can be raised by these more affluent neighbors and 
while lower income families do complain and advocate for better services, higher income 
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families will be taken more seriously because of their political influences (Diana Formoso, 
2010). 
  
Figure 5 - Newark -Black or African American Population 1940s (United States Census Bureau, 1940) 
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Figure 6 - Newark – Black or African American Population 1960s (United States Census Bureau, 1960) 
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Figure 7 - Newark - Black or African American Population 1980s (United States Census Bureau, 1980) 
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Education Inequality: Negative Circumstances 
 
 A data analysis conducted by National Equity Atlas found that 40 percent of students of 
color were in high poverty schools, in contrast, only 8 percent of White students found 
themselves in high poverty schools nationally. High poverty schools often find themselves with a 
lack of resources. The stark difference in academic performance between Newark and two 
wealthy New Jersey suburbs the city of Summit, NJ, and the town of Millburn - Short Hills, NJ 
can express how poverty and academic performance are linked. According to the National Center 
for Education Statistics:  
“High-poverty schools are defined as public schools where more than 75.0 percent of the 
students are eligible for free or reduced-price lunch (FRPL); mid-high poverty schools are those 
where 50.1 to 75.0 percent of the students are eligible for FRPL; mid-low poverty schools are 
those where 25.1 to 50.0 percent of the students are eligible for FRPL; and low-poverty schools 
are those where 25.0 percent or less of the students are eligible for FRPL.” 
According to the Newark Public District, 76 percent of all Newark Public School students 
qualify for the free lunch program, 6.8 percent account for reduced lunch, and 17.2 percent 
account for paid lunch. The average household income in Newark is 35,181 dollars a year. 
Summit and Millburn - Short Hills have an average household income of $146,755, 
$214,449, respectively, both having less than 5 percent of its population in poverty. Both 
locations reside in or in neighboring counties and are approximately 5 minutes away from each 
other, Millburn-Short Hills is located within the same county as Newark. Both suburbs are 
approximately 20 minutes away or 12 miles from the heart of Newark, according to Google 
maps. Newark, the largest municipality in New Jersey, has an unemployment rate of 7.9 percent, 
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compared to the national and state levels, 4.1 percent, 4.9 percent, respectively. The State of 
New Jersey’s poverty rate is currently at 11 percent while Newark’s poverty rate is 28 percent 
(U.S. Census Bureau, 2018), nearly three times the state average of 10 percent, and more than 
double the national poverty rate of 11.8 percent.  
 
The median income for the United States is $60,293, in New Jersey the median income is 
$79,363, compared to Newark $35,181 median income. Both Millburn - Short Hills and Summit 
not only greatly exceed the median household income of Newark but is also well above the 
national median household income, as well as the states (U.S. Census Bureau, 2018).  
Newark is predominantly Black and Hispanic city, while both Summit, NJ, and Millburn 
- Short Hills, NJ are almost exclusively White. Summit has 71 percent of its residents being 
White, while Millburn - Short Hills has 81 percent of population as White. In addition to being 
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Summit 13.00% 83.30% 74.40% 98.10%
Newark 68.00% 35% 25.30% 75.70%
0.00%
20.00%
40.00%
60.00%
80.00%
100.00%
120.00%
Academic Performance Snapshot
High School
Millburn Township Summit Newark
Figure 8 – 2018 Academic Performance: Millburn Township, Summit, Newark (New Jersey 
Department of Education, 2018) 
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almost predominately White, economically superior, the public schools that reside within these 
municipalities are considered top-rated schools in the country and greatly outperform Newark 
school district as shown in the graph below 
 
Summit High School for example has over a thousand students with a 98 percent 
graduation rate, with 86 percent of the school’s graduating class going on to enroll in a 2- or 4-
year higher education institution. Milburn High School also enrolls over one thousand students 
and has a graduation rate of 98 percent with 93 percent of its graduating class enrolling in a 2 - or 
4-year institution. In contrast Newark high schools on average have a mid-70 percent graduation 
rate and only sees about 60 percent of its graduating class enroll in a 2- or 4-year institution. 
Currently within Newark school district, the only schools that are comparable to the Summit and 
Milburn high schools are Newark Magnet schools, but only in terms of graduation rate. In terms 
Percentage
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Graduation
Millburn Township 2.30% 81.30% 76.90% 98.70%
Summit 14.70% 79.90% 75.70% 98.10%
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Newark 68.00% 35% 25.30% 75.70%
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Figure 9 - Academic Performance: Millburn Township, Summit, North Star Academy, Newark (New Jersey 
Department of Education, 2018) 
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of testing, these schools still fall short. Only the North Star Academy outputs the same results as 
the schools in Milburn and Summit                                               
Gentrification and Schooling: Choice, Charters and Those Left Behind 
 
Nationwide White students graduate at 89 percent compared to Black graduation rate, 78 
percent, and Hispanic graduation rate, 80 percent. Statewide the numbers are 95, 83, and 84 
percent, respectively. Newark’s overall graduation rate currently sits at 75.7 percent, well below 
the national and state average. Newark’s graduation rate is also below the average graduation 
rate for Black students nationwide, despite the average graduation rate for Black students in New 
Jersey being higher than the average graduation rate for Black students nationally. Newark’s 
graduation rate for Black students is 75.1 percent, for the state 83.3 percent, nationwide 78 
percent (New Jersey Department of Education, 2018) (National Center for Education Statistics, 
2019). Of the 36,197 students enrolled in Newark public schools, 39.7 are Black, 51.1% 
Hispanic, and 7.6 percent are White (Newark Board of Education, 2017).  
A study conducted by Lance Freeman on gentrification found that high turnover rates 
already exists among residents within low income neighborhoods and gentrification’s direct 
effect on displacement is negligible (Freeman, 2007). Instead gentrification prices out any new 
low-income families looking to move in and replaces them essentially with a new type of 
resident. This is important to note because one misconception of the data can be if test scores and 
graduation rates are up, low-income students are benefiting, but if the low-income students are 
being replaced this theory is incorrect.  
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The State of Newark School System 
 
Since the start of charter schools, the United States has seen an explosion of these 
independently owned public schools, but mostly in minority communities. According to a report 
published in 2018 by In-perspective the charter schools tend to enroll higher proportion of Black 
students living in poverty (In Perspective, 2018). The report found that the districts with the 
highest percentage of students enrolling in charter schools include: New Orleans (93%), Flint 
(55%), Detroit (53%), Queen Creek (48) Gary (46%) (In Perspective, 2018). These top five 
schools are majority Black municipalities, apart from Queen Creek. Most charter schools are in 
the Southern Part of the country as well as the Midwest. On the East Coast the Districts with the 
highest percentage of students attending charter schools are D.C. (46%), Camden (38%), 
Philadelphia (32%), and Newark (31%) (In Perspective, 2018), with Newark being the fastest 
growing in terms charter schools in the state (Wall, Over 40 percent of Newark students could 
attend charter schools within five years. Here’s how, 2018). 
According to an article published by the Associated Press, 1,000 of the 6,747 charter 
schools in the nation had a 99 percent minority enrollment and these numbers have been rising 
steadily (Moreno, 2017). The article titled “US charter schools put growing numbers in racial 
isolation,” found that while there are some charter schools that have successes most charter 
schools with high concentration of minority students often rank among the worst (Moreno, 
2017). Charter schools located within Newark display the same trend. North Star Academy, for 
example, a school with 83 percent of students being Black, and 14 percent of students being 
Hispanic output great success, with high PARCC scores and high graduation rates. North Star 
Academy enrolls nearly 5,000 thousand students, the next two largest charter high schools, Great 
Oaks Legacy Charter and Marion P. Thomas combined enroll approximately 2,500 students. 
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Great Oaks Legacy charter has a graduation rate of 68 percent below Newark’s graduation rate, 
with PARCC scores slightly above traditional public-school scores in Newark. Marion P. 
Thomas Charter school’ graduation rate is 88.5 percent but has low test scores on PARCC 
exams. 
 
 Figures 10 and 11 show three of Newark’s largest Charter Schools by enrollment and 
their academic performance compared to Newark school districts. North Star Academy Charter 
school which enroll just short of 5,000 students, from kindergarten through high school, has 
more students than some school districts within Essex county. This high performing charter 
school met state expectations in student performance on the PARCC ELA and Math ELA scores. 
State expectations range between 56.7 - 79.9% for ELA and 45 - 79.9% for math. North Star 
Academy exceeded state expectations for graduation, which ranges from 90.9 - 94.9%. As well 
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Figure 10 – PARCC ELA PARCC Math Major Newark Charter School, Newark Comparison (New Jersey 
Department of Education, 2018) 
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as having 93 percent of its students enrolling in a college institution, well above the 77 percent 
state average.  
 
Newark school board gained its autonomy in the 2018-2019 academic year. The school 
district was under control since 1995, along with Paterson and Jersey City, two heavily minority 
populated urban centers in New Jersey. State take over occurs when a local school district is 
forced to relinquish control of their district’s due to academic failures and budget mishandlings. 
Since state takeover occurs due to struggling schools and districts with a high concentration of 
minority students have a high failure rate, the state of New Jersey usually focuses on these 
municipalities for state take over.  
Paterson despite having an 84 percent graduation rate, only has about 50 percent of its 
students attending college and consistently fails to meet the goal for ELA and Math PARCC 
scores. Jersey City’s graduation rate is 79 percent and is approaching adequate PARCC scores, 
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Figure 11 - Graduation Rate Major Charter School System, Newark Comparison (New Jersey Department of 
Education, 2018) 
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but the percentage of economically disadvantaged students has steadily decreased to around 50 
percent, which signals a change in demographic. While Newark holds the largest amount of 
charter schools in Essex County, NJ, Jersey City has the most charters schools in Hudson County 
with 11, and Paterson, NJ has the most charter schools in Passaic County with 6. Together the 
three largest cities in New Jersey, in terms of population make up over half the charter schools in 
the state.  
On May of 1993 New Jersey took over financial control of the Newark public school 
district and just two years later, the state took control of all aspects of the district (Strunsky, 
2018). This takeover was upheld by the New Jersey Supreme court (Strunsky, 2018). Just two 
years later in 1997 the first charter schools were established in Newark, including North Star 
Academy. The timing of the charter school openings and the state takeover is significant because 
of what it meant for the traditional public schools’ system and the charter school system. Each 
charter school operates under its own rules approved by the state, charter schools despite being 
public schools were unaffected by the state takeover, besides the annual review of the school. 
This allowed charter school to have an increased level of freedom to innovate not allotted to 
traditional public schools in Newark. 
State takeover presented a problem for community schools in that the very institution that 
failed the students and the public schools, due to lack of resources through funding, is the same 
institution which has taken them over. State handling of local public schools runs the risk of 
problems being overlooked, which local community leaders or politicians in the area can have a 
better understanding of. During the state takeover, the state still failed to fully fund Newark 
public schools, in contrast Newark Charter schools received their fair share of funding, from 
private donors, federal grants, and foundations. It is true that traditional public schools are also 
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able to receive grants from foundations and the federal government, but over the past two 
decades there has been a bi-partisan effort to provide an overwhelming support for charter 
schools, leaving traditional public schools to struggle. As well as an overwhelming support for 
charter schools in the private/philanthropic sector. Some of the most famous investors into 
charter schools include Lebron James in Akron, Ohio, The Walton Family investing 100 million 
dollars into charter school foundations and Marc Zuckerberg with his 100-million-dollar match 
donations in Newark.  
Successes among charter schools, like North Star Academy can be used as evidence from 
proponents of charter schools as to why investment into charter school is the proper direction in 
improving education among low-income minority students. Figure 13, a chart published by the 
National Center for Education Statistics, shows how there has been a steady uptick in graduation 
among high school students. Figure 14 shows upward trend nationwide. 
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2010-2011 2011-2012 2012-2013 2013-2014 2014-2015 2015-2016 2016-2017
White 84% 86% 87% 87% 88% 88% 89%
Black 67% 69% 71% 73% 75% 76% 78%
Hispanic 71% 73% 75% 76% 78% 79% 80%
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Figure 12 – Newark Graduation Rate Upward Trend (New Jersey Department of Education, 2018) 
Figure 13 – Nationwide Graduation Trend (National Center for Education Statistics, 2019) 
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What the charts reveal is that while North Star Academy charter schools are 
outperforming schools within Newark, as well as schools in the state and nationwide, there is a 
steady increase among in graduation among Newark students districtwide. There is also an 
increase in graduation among Black and Hispanic students nationwide.  
Despite North Star Academy’s success in ensuring that their Black students graduate at a 
significantly higher rate than the state and nationwide, Newark District’s graduating rate for 
Black students was at 75.2 percent, Hispanic students graduated at 74.8 percent. This is lower 
than the national average and nearly 10 points drop when compared to the state average. While 
there is a graduation rate gap among Black and Hispanics students academically between the 
district and state, this gap is intensified when comparing Newark minority students to White 
students statewide. 95 percent of White students graduated in 2018, compared to 84.2 percent of 
Black students statewide, 75 percent in Newark. 
The drop in academic performance is not unique to Newark minority students. There is a 
11-point drop-in graduation rates among Newark’s White students, from 95.0 percent statewide 
to 82.8 percent districtwide in Newark. This is roughly a 6-point difference in graduation rates 
among White Newark students and Black and Hispanic students. Districtwide 55.6 % of Newark 
students enroll in any sort of academic institution post high school compared to 77.9 percent 
statewide. 50.3 percent for White students; 46.6 percent for Hispanic students; 45.7 percent for 
Black students in Newark.  
The results for performance on the PARCC ELA and Math assessments are equally low 
among students, with all under state expectation and averages. Still, despite Newark having a 
districtwide issue with academic performances, Hispanic and particularly Black students fair 
much worse than their White Student counterparts. For instance, there is more than a 25 percent 
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drop when you compare White student performance to Black student performance on the 
PARCC ELA and Math assessment and the gap widens when you compare these scores 
statewide, even amongst all students  
 
 
 
PARCC ELA PARCC Math Graduation
White 53.40% 41.00% 82.80%
Hispanic 38.80% 29.10% 74.80%
Black 26.10% 16.50% 75.20%
State 56.70% 45% 90.90%
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Figure 14 – Newark Academic Performance by Race, State (New Jersey Department of Education, 2018) 
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Figure 14 above shows the academic performance in terms of test assessment and graduation in 
Newark (White, Black, Hispanic) compared to the state. Figure 15 shows the graduation rate 
among the charter schools compared to magnet schools and how only North Star can truly 
compare. Marion P. Thomas data was omitted.  
Underfunded District 
 
One of the ways the state of New Jersey neglected to properly support Newark Public 
Schools is through the state’s failure to provide full funding through the Abbot decisions. The 
Abbott decision sought to enact New Jersey’s first income tax to fund New Jersey’s poorest 
districts. The original suit represented 20 families from Camden, Jersey City, Irvington, and East 
Orange, then grew to include 31 of the state of New Jersey’s poorest districts (Mooney, 2013).  
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Figure 15 – Black Student Graduation Rate in Charter Schools (New Jersey Department of Education, 2018) 
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Under the Abbot decision other poorly funded districts were included, but during 
Governor Chris Christie’s tenure, his administration attempted to freeze funding and provide a 
flat rate, which amounted to about 6,600 dollars per pupil. In 2011 Chris Christie commented on 
the funding provided to these needy districts. He stated that these Abbot districts received 70 
percent of the state aid provided, during the 2010-2011 scholastic year. Governor Christie was 
not far off in the percentage, the figure was closer to 60 percent (Wichert, 2011). The governor 
continued his argument, pointing out that there are 588 school districts and these 31 districts are 
receiving most of the aid and 92 percent of the state’s preschool aid and yet the schools are still 
failing. It is important to note that while the Abbott districts account for only 5 percent of the 
school districts in New Jersey, they also represent 20 percent of students in the state (Wichert, 
2011). 
Out of the 31 districts considered Abbot districts, four them are located within Essex 
County. Newark, East Orange, Irvington Township, and the City of Orange. All four districts 
have at least 60 percent of their student population recognized as economically disadvantaged. 
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These four school districts also account, collectively for 51% percent of student 
enrollment in Essex County. Newark alone accounts for 32% of students in Essex county. While 
East Orange, The City of Orange, and Irvington Township account for 18 percent of all students 
in Essex County. Despite these four school districts representing 4 out 23 districts, they serve far 
more students collectively. With size brings complexity, larger student population and more 
pupil with various needs, which require specialized programs. For example, Roseland Boro 
School district has 19 percent of its students categorized with a disability compared to Newark’s 
16 percent, but Roseland Boro must account for 87 students with disabilities, while Newark must 
account for 6558. This is not only more that Roseland Boro entire student population, it is more 
than most public-school district in Essex County 
Figure 16 – Comparison of Majority Black School Districts and the Economically Disadvataged Students  (New 
Jersey Department of Education, 2018) 
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In addition to the state severely underfunding Newark and other Abbot districts, federal 
government is also required to provide additional funding to assist with the costs of educating 
children with disabilities. The state of New Jersey for example assumes, under the Census based 
formula that school districts provide special education services to 14.78 percent of their students. 
The state then allocates 15,805 dollars per pupil for general education and 1,259 dollars per pupil 
for speech only.  
Federal government’s role in failing the students of Newark, is related to the failure with 
all urban education districts in the country. Urban centers are the epitome of diversity and with 
this diversity comes a wide array of students, many of which English may not be their first 
language and others with learning disabilities. While suburban neighborhoods may also have 
their share of children with disabilities, it is not near the extent of the amount that a city like 
Newark may have.  
In addition to children with disabilities and ELL students, large urban centers are also 
required to educate other students with learning barriers. This can include; homelessness, which 
can cause a child to be chronically absent; large percent of economically disadvantaged students, 
which can also cause a child to be chronically absent and have an unstable home life, where a 
child can be left without the proper resources at home for school; and ELL students who struggle 
to speak the language can sometimes be swept up and labeled as a child with a disability, causing 
the child to receive the wrong type of services.  
In addition to an urban district receiving a plethora of needy children, they may also 
receive students that fit into several categories. For instance, a child can be an ELL student with 
a disability and homeless. Legally Newark public school district must provide services for each 
of these students, but practically the district may not have the resources to provide adequate 
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services. This was the basis for the 1975 Education of Handicapped Children Act, with 
subsequent amendments in 1990, 1997, and 2004, now called the Individuals with Disabilities 
Education Act (IDEA). The act ensures that all students with disabilities receive adequate 
educational services in the least restrictive possible way. In addition to listing the services a child 
with a disability should receive, it also states that the federal government is to aid local district, 
by providing 40 percent of the per pupil funding for students with disability (National Council on 
Disability, 2018). Currently the federal government has failed to provide adequate funding, and 
this was the case when the state of New Jersey decided to take over the Newark Public schools.  
The following data presented focuses in on Newark Magnet Schools, Newark Traditional 
Public Schools, and Charter Schools serving high school students. The Newark Public School 
District provides special education services to 16 percent of their students, but this number takes 
the specialized magnet schools in the city into account, which are selective and enroll children 
with disabilities at a much lower rate. Magnet schools enroll children with disability at 9 percent, 
3 percent lower than the neighboring high achieving suburb of Millburn. If we remove Magnet 
schools from the equation and specialized schools that only educate children with special needs 
like; Bruce Street School for the Deaf, John F. Kennedy School, and NJ Regional Day School, 
which have 100 percent of their students categorized as children with a disability, Newark 
traditional public schools (high school only) have 20 percent of their student body categorized as 
children with disabilities, compared to 9 percent for Magnet schools and 11 percent for Charter 
Schools. If we were to add these students to the equation, the number rises to 25 percent.  
In 1999-2000 the Special Education Expenditure Project (SEEP) compiled a report 
showing the financial burden that school districts must deal with when educating students with 
disabilities (Chamber & Jamie Shkolnik, 2003). Overall, the entire country spent 90 percent 
Can Gentrification Improve Education for Low-Income Minority Students? 
48 
 
more on a child with special needs than with a child without. SEEP reported that students with 
specific single disabilities were 1.6 times higher than the costs of educating regular education 
students, in comparison to students with multiple disabilities, which increases to 3.1 times higher 
(Chamber & Jamie Shkolnik, 2003). Newark’s requirement to accommodate so many students 
with disability, while being drained of resources by charter school creates significant resources 
dilemma. While charter schools also accommodate children with disabilities, they do so at a 
notably lower rate.  
In addition to educating students with disabilities at much lower rate. Charter Schools 
also educates students with disabilities that are less costly. A Rutgers report authored by Mark 
Weber and Julia Sass Rubin found that in Newark school district had 54.9% of its students with 
disabilities categorized as students with high cost, while charter schools percentage was 32 
percent (Weber & Sass, 2018). This was consistent across the state with charter schools 
collectively having 33.2 percent of their students with disabilities categorized as high cost and 
New Jersey districts at 45.3 percent. 
Newark High School Charter schools, specifically North Star Academy, closely resemble 
the demographic statistics of magnet schools for students who are most in need. On average 
charter schools have 11.50 percent of its student population with a disability like the magnet’s 
10.08 percent compared to traditional public school’s average of 20.89 percent of its population 
with a disability. For chronic absenteeism, which means a student has missed more than 10 days 
of school in a scholastic year, magnet schools have on average 30.12 percent of its students 
chronically absent, charter schools having 24.38 percent of its students chronically absent, and 
traditional schools have 62.25 percent of its students being chronically absent. On average ELL 
Can Gentrification Improve Education for Low-Income Minority Students? 
49 
 
students make up .28 percent of the student population in magnet schools, charter schools enroll 
.90 percent of students, while traditional public schools enroll 4.44 percent of students.  
In order to attend the magnet schools, 8th grade students must pass an entry exam and 
since 2018, attend an interview. Out of the nearly 1,800 students that listed one of the magnet 
schools as their number destination, only 976 students will be accepted (Wall, 2018). Like the 
New York City magnet schools, these magnet schools are highly selective and do not always 
accurately portray the district of which they are a part of. Science Park High School and 
Technology High School for example have 13 percent and 17 percent of their students 
categorized at White, compared to 7 percent within Newark Public School Districts. In contrast 
33 percent and 14 percent of their students are Black.  
Charter schools are not allowed to select which students are not allowed to enroll in their 
school, but the schools have full autonomy and can have their own disciplinary guidelines. In the 
2017-2018 school year, all five high school charters suspended on average 20 percent of their 
students, with People’s Preparatory Charter School suspending 50 percent of its 370 students, 
causing students to miss a total of 1,337 days of schools due to suspension. North Star Academy 
suspended 12 percent of its students which caused 2,459 days missed due to suspension. 
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North Star Academy was cleared in 2018 after being accused of excessive disciplinary 
actions among students with disability (Wall, 2018). Despite being cleared of wrongdoing Esther 
Canty-Barnes, director of the Education & Health Law Clinic at Rutgers Law School in Newark, 
pointed out that the inquiry only investigated whether North Star Academy followed proper 
procedures, which limited the extent of the investigation (Wall, 2018). The report found that of 
the five municipalities with charter schools serving students K-12, North Star Academy had the 
largest disparity when compared to district schools. Newark district schools suspended 1.9 
percent of their classified students, compared 9 percent for charter schools, with the exception of 
North Star Academy, which suspended 29.1 percent (Ed Law Center, 2018). F. North Star 
Academy far outpaces its Charter School counterparts and District school. Figure 17 shows the 
amount of days charter school suspended students missed as well as magnet schools’ students 
missed as well, which was none.  
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Figure 17 – Newark Charter and Magnet school Out of School Suspension (New Jersey Department of Education, 
2018) 
Can Gentrification Improve Education for Low-Income Minority Students? 
51 
 
 
96.30%
92.50%
98.30% 95.60% 92.80% 95.10% 95%
57.80%
69.30%
80.00%
90.20%
71.60% 70.70%
93.60%
0.00%
20.00%
40.00%
60.00%
80.00%
100.00%
120.00%
AMERICAN
HISTORY HIGH
SCHOOL
ARTS HIGH
SCHOOL
BARD EARLY
COLLEGE HIGH
SCHOOL
SCIENCE PARK
HIGH SCHOOL
TECHNOLOGY
HIGH SCHOOL
UNIVERSITY
HIGH SCHOOL
NORTH STAR
ACADEMY
CHARTER
SCHOOL
College Enrollment
Graduation Rate College Enrollment
44.70% 43.30%
54.30%
89.00% 85.80%
34.20%
78.00%
14.90%
19.30%
27.00%
74.40%
58.70%
10.30%
67.30%
0.00%
10.00%
20.00%
30.00%
40.00%
50.00%
60.00%
70.00%
80.00%
90.00%
100.00%
AMERICAN
HISTORY HIGH
SCHOOL
ARTS HIGH
SCHOOL
BARD EARLY
COLLEGE HIGH
SCHOOL
SCIENCE PARK
HIGH SCHOOL
TECHNOLOGY
HIGH SCHOOL
UNIVERSITY
HIGH SCHOOL
NORTH STAR
ACADEMY
CHARTER
SCHOOL
PARCC ELA - PARCC Math Scores
Newark Magnet School - North Star Academy 
PARCC ELA PARCC Math
Figure 18 – PARCC ELA – PARCC Math: Newark Magnet Schools – North Star Academy (New Jersey Department 
of Education, 2018) 
Figure 19 – College Enrollment: Newark Magnet Schools – North Star Academy (New Jersey Department of 
Education, 2018) 
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As a result of the allegations and findings from the Ed Law Center and what can be 
described as stringent disciplinary actions, it is possible for North Star Academy to expel certain. 
Making it possible for the charter school to achieve high performing scores and have lower than 
state averages on chronic absenteeism. Although it has not expelled students in recent years.  
The figures 18 and 19 compare North Star Academy’s performance to other Magnet 
Schools. North Star Academy is one of the most sought out schools in Newark, with academic 
performance rankings at number 371 in the nation, 15th in the state of New Jersey, 49th in the 
New York City Metro Area (U.S. News and World Report, 2019). Among all other high schools 
in Newark it fairs better than Magnet schools, meeting state goals on PARCC ELA and Math 
scores. Graduating student’s 95 percent above state level with 93 percent of these students 
enrolling in an academic institution after high school graduation. As well as having 99 percent of 
their students enroll in 4-year institutions.  
As to why North Star Academy can achieve similar demographic results as magnet 
schools is speculative, but the similarities in having less at-risk students and removed an 
unknown number through suspensions and expulsions allows North Star Academy the ability to 
achieve similar and sometimes better academic results. 
A report conducted by Pro Publica in 2016 found that North Star Academy consistently 
ranked in top tenth percentile in the following categories:  Total Out-of-School Suspended 
Students, Total In-School Suspended Students, and Total Expelled Students (Groeger, Waldman, 
& Eads, 2016). The report found that Black and Hispanic students are more likely to be 
suspended and expelled. North Star Academy in this instance outpaced almost all schools in the 
state. In 2016 while New Jersey schools as whole averaged 80.2 missed days for students due to 
out of school suspension, North Star Academy had a total of 2,694 missed days. 
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Which leads me to my conclusion and how gentrification and the rise in charter schools 
will not benefit low-income minority students, but instead create a two-tier school system or 
further exacerbate the situation.  
Conclusion 
 
The improvement of low-income minority students will never occur across the board unless the 
government takes an active and deliberate approach to do so. Structural investment can never 
resolve the issues that plague the poor minority communities in Newark, NJ. In a city surrounded 
by wealth, Newark is still struggling and just recently has digressed, reducing the number of 
students they have graduated.  
 While most of the information I presented in this paper is well documented, both 
nationally and pertaining to Newark, my goal here is to connect the information to show how a 
city like Newark with the reputation of urban blight could have had a much different story. Even 
before White Flight and the riots, the African American community attempted to create 
communities, but were deliberately denied through government policies. I began my story right 
before World War II, when Black veterans were denied the access to their guaranteed VA 
Benefits. I chose this era as the starting point because Newark during the 1930’s was a 
prosperous city, with nearly half million residents.  
 The state of New Jersey at the time had 48 percent of its residents as homeowners, but 
quickly saw that percentage dip in the next decade to 39 percent, only to have it rise to 53 
percent in the 1950s after the great depression and World War II (United States Census, 2000). 
Although America seems to have bounced back from these devasting times, which is indicated in 
the rise in home ownership, these prosperous times were almost exclusively for its white 
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residents. At the same time Black home ownership in the country was at 35 percent and 32 
percent in the state of New Jersey (United States Census, 2000). Currently home ownership 
among White citizens sits at 73 percent compared to 42 percent for Black citizens nationwide, 
these numbers are similar for the state of New Jersey. 
 Home ownership is important for many reasons, one reason why home ownership is 
important is because it creates a source of wealth for families, which can be passed on from 
generation to generation. Owning property is an investment, which fluctuates depending on the 
market. For example, a person buying a home in California may have bought a home for 12,788 
dollars, which was the average price of a home in 1950. That same home could be worth 1.6 
million dollars in cities like San Francisco, the current average. Currently home ownership is 
virtually unattainable in locations like San Francisco, but while some Black families were denied 
the opportunity to invest in these homes, White families are now reaping the benefits, putting 
them far ahead. These homes could be sold, borrowed against, or passed down for generations.  
 Two of the major ways that local government generates revenue for its cities is through 
intergovernmental transfers and property taxes. Intergovernmental transfer means receiving 
money indirectly from the federal government through the state, from the federal government 
itself, or from the state itself. Education programs account for two-thirds of the state government 
fund transfers. Localities largest sources of revenue came from property taxes, accounting for 30 
percent. Newark a majority renters city lacks home ownership, 70 percent of its citizens are 
renters. Years of disinvestment means a lack of business, leaving the city of Newark with 
extraordinarily little property taxes to draw revenue from. The next source of income that 
municipalities draw revenue from are sales taxes, which is a tax on its residents on purchases 
made in stores, but because of the lack income among most Newark residents this revenue also 
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falls short. What this means is you have a city with little funds to provide for its city, causing it 
to rely heavily on the state.  
 The state in this instance did little to assist Newark and other struggling minority cities, 
despite taking over the school district’s finances and passing laws to require additional funding 
to those schools’ districts deemed Abbott districts. What is needed for the city to recover from 
years of disinvestment are included in the elements of gentrification, but the benefits of 
gentrification are overshadowed by negative effects the process has on minority communities. 
Ultimately what gentrification does is revitalize a space, but not necessarily improve the life of 
the people already living in the space, since the space becomes unaffordable.  
 Gentrification is a complex process that affects neighborhoods and urban centers in 
various ways. In my paper I covered how gentrification affects minority students and how 
despite seeming like a positive development, in the end minority communities are affected in a 
negative way. I also hope to add to the discussion how gentrification can be a long process that 
happens over decades and clear patterns of disinvestment in a neighborhood coincides with 
demographic shifts. As well as how charter schools provide an alternative education system in 
struggling school districts but does not do so for all students. The point of public education is 
providing some sort of equity in society, but when you have starkly different quality of education 
between schools, the purpose of public schools fails. 
 I hope to follow my paper with more in-depth analysis among Newark charter schools 
and how students who graduate fair in college.  
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